
Charles Ausburger  Binu Chandy  JoAnn Goodwin  Roswell Hall III  Gregory Lewis  Kenneth Rawn  Bonnie Ryan  
Vera Stearns Ward  Susan Westa  Paul Aho (A)  Katherine Holt (A)  

 

 

   MEETING NOTICE AND AGENDA 
MANSFIELD PLANNING AND ZONING COMMISSION 

Monday, December 7, 2015  7:05 PM 
Audrey P. Beck Municipal Building    4 South Eagleville Road  Council Chamber 

 
 

1. Call to Order 
 

2. Roll Call 
 

3. Approval of Minutes 
a. November 16, 2015 Regular Meeting 
b. December 2, 2015 Field Trip 

 

4. Zoning Agent’s Report 
 

5. Old Business 
a. Other 

 

6. New Business 
a. 8‐24 referral, acquisition of Puddin Lane parcel (Parcel ID 33.97.3‐39)  

Memo from Inland Wetlands Agent 
b. Modification Request, Amphitheater and Exhibit Project, 28 Dog Lane; Paideia, PZC File #1337 

Memo from Director of Planning and Development  
c. Cumberland Farms, 1660 Storrs Road, PZC file #1303‐2 

Request for determination on sign  
d. Appointment of Zoning Enforcement Officer 

Memo from Director of Planning and Development 
e. Draft Zoning Regulations 

Memo from Director of Planning and Development  
f. The Villages at Freedom Green – Phase IVC, Beaudoin Brothers, LLC. PZC File #636 

Request to release remaining bond  
g. Other 

  

7. Reports from Officers and Committees 
a. Chairman’s Report 
b. Regional Planning Commission 
c. Regulatory Review Committee 
d. Planning and Development Director’s Report 
e. Other 

 

8. Communications and Bills 
a. 11/23/15 letter from B. Roe, Jr. and R. Shafer  
b. 11/20/15 email from S. Bansal 
c. 11/20/15 email from S. Bansal 
d. 11/16/15 email from S. Bansal 
e. 11/16/15 email from S. Bansal  
f. Petition from Residents on Dog Lane and Willowbrook Rd.  
g. Other 

 



Charles Ausburger  Binu Chandy  JoAnn Goodwin  Roswell Hall III  Gregory Lewis  Kenneth Rawn  Bonnie Ryan  
Vera Stearns Ward  Susan Westa  Paul Aho (A)  Katherine Holt (A)  

 

 

9. Adjournment 



DRAFT Minutes 

Mansfield Planning and Zoning Commission 

Regular Meeting 

Monday, November 16, 2015 

Council Chambers, Audrey P. Beck Municipal Building 

 

Members present:  C. Ausburger, B. Chandy, J. Goodwin, R. Hall, G. Lewis, K. Rawn, B. Ryan, 

V. Ward, S. Westa 

Members absent:   

Alternates present:  P. Aho, K. Holt 

Staff present: L. Painter, Director of Planning; C. Hirsch, Zoning Enforcement Officer 

 

Chairman Goodwin called the meeting to order at 7:01 p.m.  

 

Organizational Meeting:  

A. Introduction of new member– Goodwin welcomed new member Charles Ausburger 

and noted that Westa is now a regular member of the Commission. 

 

B. Election of Officers 

A. Chairman: Ward MOVED and Chandy seconded to elect Goodwin as 

Chairman. Motion passed unanimously.  

B. Vice Chairman: Rawn MOVED and Westa seconded to elect Ryan as Vice 

Chairman. Motion passed unanimously.  

C. Secretary: Ryan MOVED and Hall seconded to elect Ward as Secretary. 

Motion passed unanimously.  

 

C. Committee Appointments: the following Committee Appointments were approved 

by consensus: 

A. Capitol Region Council of Governments Regional Planning Agency: Westa and 

Hall (alternate)  

B. Four Corners Sewer and Water Advisory Committee: Rawn and Ausburger 

(alternate)  

C. PZC Subcommittee on Infrastructure Needs: Rawn, Holt, and Hall. Goodwin 

noted that anyone can join this committee without formal appointment by 

the Commission.  

D. Sustainability Committee: Holt 

E. Town-University Relations Committee: Aho 

F. Transportation Advisory Committee: Aho, Hall 

G. Ad Hoc Committee on Rental Housing Regulations and Enforcement: 

Goodwin, Ward and Ausburger.  Goodwin noted that she would not be 

available for meetings until late afternoon and, if they were scheduled 



earlier, she would step down.  Rawn volunteered to be a member should one 

of the appointees be unable to participate due to meeting time. 

 

D. Review of By-Laws: Westa MOVED, Ward seconded to amend Articles VIII, XII, and 

XV of the By-Laws of the Planning and Zoning Commission as recommended by the 

Director of Planning and Development in her November 12, 2015 memo. 

 

In addition to the specific changes recommended by the Director, the Commission 

also adopts the following amendments: 

 Amend Article VII, Section 1 to read as follows: 
Regular meetings generally will be held on the first Monday of each 
month at 6:30 p.m. or upon completion of any Inland Wetlands Agency 
meeting, at an appropriate place designated by the Commission. Regular 
meetings may also be held on the third Monday of each month at 6:30 
p.m. as needed to address pending business. In the event of conflict with 
holidays or other events, a majority at any meeting may change the date 
of said meeting. The Secretary shall notify the membership of special 
meetings not less than 24 hours in advance of such meeting. In 
accordance with the requirements of the Freedom of Information Act, a 
schedule of regular meetings for the calendar year shall be adopted by 
the Commission and filed with the Town Clerk prior to January 31. 

The motion passed unanimously. 

 

Approval of Minutes:  

10-14-2015 – Field Trip Minutes: Ryan MOVED and Hall seconded to approve minutes as 

written. All other members disqualified themselves.  

 

11-02-2015 – Regular Meeting Minutes: Chandy MOVED and Rawn seconded to approve 

minutes as written. Motion was unanimously approved with the exception of Ryan and 

Ausburger who disqualified themselves.  

 

Zoning Agent’s Report:  

Ward inquired regarding the status of 1925 Storrs Road.  Hirsch noted that the owner has been 

working to address issues on the interior to meet Fire Marshal requirements and that due to 

the life/safety nature of those issues, that work took precedence over the work needed on the 

exterior.  Hirsch noted that there is a court order for rectifying the exterior violations and that 

work is expected to begin shortly.  

 

Public Hearing:  

A. Live Music Permit Renewals (PZC #895): Huskies Restaurant, 28 King Hill Road., (PZC 

#780-2); Pub 32, 847 Stafford Road., (PZC #595); Ted’s Restaurant, 16 King Hill Road., 



(PZC #1107): The public hearing was opened at 7:20 p.m. All members present were 

noted and no alternates were seated. The legal notices printed in The Chronicle on 

11/3/15 and 11/11/15 were read. C. Hirsch’s memo from 11/10/15 was noted. Hall 

MOVED and Rawn seconded to close the public hearing at 7:25 p.m. The motion 

passed unanimously.  

 

B. Special Permit Application, Efficiency Unit, 650 Mansfield City Road, Lance Klase (PZC 

File #1337}: The public hearing was opened at 7:26 p.m. All members present were 

noted. The legal notices printed in The Chronicle on 11/3/15 and 11/11/15 were 

read. C. Hirsch’s memo from 11/12/15 was noted. The applicant L. Klase was 

present. Hirsch noted that proof of mailing for the required neighborhood notices 

and a notarized affidavit had been submitted. There were no comments. Hall 

MOVED and Rawn seconded to close the public hearing at 7:28 p.m. The motion 

passed unanimously.  

 

Old Business: 

A. Live Music Permit Renewals (PZC #895): Huskies Restaurant, 28 King Hill Road (PZC 
#780-2); Pub 32, 847 Stafford Road (PZC #595); Ted’s Restaurant, 16 King Hill Road 
(PZC #1107): Ward MOVED and Ryan seconded to approve the special permit 
renewals for the use of live music for Huskies Restaurant, Pub 32 and Ted’s 
Restaurant, until November 1, 2016. The renewals are conditioned upon compliance 
with the current conditions for each permit, which shall be attached to this motion. 
The motion passed unanimously. 

B. Special Permit Application, Efficiency Unit, 650 Mansfield City Road, Lance Klase (PZC 
File #1337): Chandy MOVED and Ryan seconded that the 10/28/15 special permit 
application for an efficiency unit at 650 Mansfield City Road, submitted by Lance 
Klase, as described in a submitted statement of use and shown on an aerial 
depiction of the property, be approved with the following conditions: 
1. This approval has been granted for a one-bedroom efficiency unit in association 

with a single-family home having two additional bedrooms. 

2. The applicant shall submit a signed and notarized copy of the submitted 

statement of use. 

3. This approval is conditioned upon continued compliance with Mansfield’s Zoning 

Regulations for efficiency units, which include owner-occupancy requirements 

and limitations on the number of residents in an efficiency unit. Pursuant to 

Article X, Section L.2, the applicant shall submit a notarized affidavit certifying 

owner occupancy and a written statement regarding compliance with efficiency 

unit regulations every two years, starting on January 1, 2018. 

4. The applicant shall construct an appropriate connection from the exterior door 

of the unit to the driveway.  



5. The special permit shall not become effective until it is filed upon the land record 

by the applicant. 

The motion passed unanimously.  

 

New Business:  

A. Paideia Request to Modify Approved Plans for Amphitheater and Exhibit Project, 28 Dog 

Lane (PZC File #1049-7): Painter reviewed the requested modifications as described in 

her memo.  Ilias Tomazos was present to answer questions on behalf of the applicant.  

After discussion, Hall MOVED and Chandy seconded to deny the modification request 

and require a new special permit application.  Motion passed unanimously. 

 

Due to impending winter weather, the Commission scheduled a field trip for December 

2, 2015 at 3:00 p.m.  Given that the second meeting in December is on the 21st, a few 

days before Christmas, and that a lengthy public hearing is already scheduled for the 

first meeting in January, the Commission suggested January 19, 2016 as the earliest 

possible public hearing date for this item.   

 

B. Request for Acceptance of Wyllys Farm Road and Partial Release of Bond, Beacon Hill 

Estates Section II Subdivision (PZC File #1214-3): Hall MOVED, Chandy seconded that the 

Planning & Zoning Commission report to the Town Council that Wyllys Farm Road 

(Beacon Hill Estates, Section II) is now ready to be accepted as a Town road. Upon Town 

Council acceptance of this new road, the PZC Chairman, with staff assistance, is 

authorized to execute a one-year maintenance bond pursuant to regulatory 

requirements and this action. This action authorizes the PZC Chairman, with staff 

assistance, to draft revised bonding agreements, which will (1) Provide for a one-year 

maintenance bond and (2) Assure the completion of the common driveway, the specific 

amount to be determined by the Assistant Town Engineer, and to release to the 

developer any funds no longer required for this subdivision. The motion passed 

unanimously.  

 

C. Appointment of Deputy Zoning Agents: Lewis MOVED, Ausburger seconded to appoint 

Benjamin D. Funk, Code Enforcement Officer; Patrick S. Enright, Housing Inspector; and 

Mark D. Holland, Housing Inspector; as Deputy Zoning Agents for the purpose of 

enforcing Zoning Regulations related to the use, occupancy and maintenance of 

dwellings and associated property. The motion passed unanimously. 

 

D. 2016 Meeting Schedule: Ward MOVED, Ryan seconded to approve the 2016 meeting 

schedule for the Planning and Zoning Commission with a change in the start time to 6:30 

p.m. The motion passed unanimously.  

 

  



Reports from Officers and Committees: 

Painter noted that she would be scheduling a meeting of the Infrastructure Subcommittee for 

Wednesday, November 18th and a meeting of the Regulatory Review Committee for the week 

of November 30th.  She also indicated that if the first meeting in December agenda is light, draft 

regulations may be put on the agenda for discussion by the Commission as a whole. 

 

Communications and Bills:  

Noted.  

 

Adjournment:  

Chairman Goodwin adjourned the meeting at 8:19 p.m.  

 

 

Respectfully submitted, 

 

Vera S. Ward, Secretary 



DRAFT MINUTES 

 

MANSFIELD PLANNING AND ZONING COMMISSION 

Special Meeting – Field Trip 

Wednesday, December 2, 2015 

 

Members present:   Jo Ann Goodwin, Bonnie Ryan, Vera S. Ward, Charles Ausburger, 

Greg Lewis, Binu Chandy, Paul Aho 

Staff present:  Linda Painter, Director of Planning 

 

The field trip began at approximately 3:05 p.m. 

 

PZC File #1049‐7 – Request to Modify Approved Plans for Amphitheater and Exhibit Project, 28 

Dog Lane 

Members were met onsite by Ilias Tomazos and John Alexopoulos. Members observed current 

conditions, and site characteristics. No decisions were made.  

 

The field trip ended at approximately 3:35 p.m.  

 





 
 

Town of Mansfield
Department of Planning and Development 

Date:  December 3, 2015 

To:  Planning and Zoning Commission 

From:  Linda M. Painter, AICP, Director of Planning and Development 

Subject: 8-24 Referral 
Meadowbrook Lane LLC (owner) 
Parcel located on Puddin Lane (Parcel ID Number 33.97.3-39) 

Pursuant to the provisions of Section 8-24 of the State Statutes, the above-referenced proposed 
acquisition of land has been referred to the PZC for comment.  The Town Council has scheduled a 
Public Hearing for December 14, 2015 on this issue, and if possible, comments should be forwarded 
prior to the Public Hearing.  The PZC has 35 days to report to the Town Council.  A copy of the 
Council Agenda Item including a location map is attached for your reference.  The following 
information is provided for the PZC’s consideration.   

The property being considered by the Town is an undeveloped parcel located in the RAR-90 zone 
consisting of 61 acres with approximately 330 feet of frontage on Puddin Lane.  As shown on the 
attached map, the parcel will expand the Town-owned Sawmill Brook Preserve, and Joshua’s 
Trust’s-owned Wolf Rock Preserve, which combined consist of 223 acres. 

The Nipmuck Trail, one of the blue dot trails maintained by the CT Forest and Parks Association, 
has its southern trail head at the entrance to the property.  The Nipmuck trail passes through the 
subject property before continuing through to Sawmill Brook Preserve, Wolf Rock Preserve and 
Crane Hill Road.  The section of the trail that runs through the property is the last unprotected 
portion between Puddin Lane and Crane Hill Road.   

The parcel was reviewed by the Open Space Preservation Committee on January 5, 2015 (see 
attached report).  The committee recommended preservation of this parcel based on the Open 
Space Acquisition Criteria identified in Appendix K of the 2006 Town Plan of Conservation and 
Development, which are consistent with the Open Space Evaluation Criteria identified in Appendix 
C of the 2015 Mansfield Tomorrow Plan of Conservation and Development.  Preservation of this 
property would: 

 Expand an existing preserved open space area 
 Protect the Nipmuck Trail, which is an existing state designated greenway    
 Protect 61 acres located within a large contiguous interior forest area 
 Protectsignificant conservation and wildlife resource in the form of the Kidder-Sawmill 

Brook streambelt 
 Protect a portion of Sawmill Brook, a significant water resource 

  



8-24 Referral 
December 3, 2015 
Page 2 
 
Summary/Recommendation 

Based on open space evaluation criteria contained in the Mansfield Tomorrow Plan of Conservation 
and Development, Town acquisition of the subject property would promote goals set forth in 
Mansfield’s Plan of Conservation and Development.  It is recommended that the PZC notify the 
Town Council that the proposed acquisition of the Meadowbrook Lane, LLC Property 
would promote Mansfield’s Plan of Conservation and Development by expanding an 
existing preserved open space area, protecting the Nipmuck Trail, which is an existing state 
designated greenway, protecting 61 acres located within a large contiguous interior forest 
area, protecting significant conservation and wildlife resource in the form of the Kidder-
Sawmill Brook streambelt, and protecting a portion of Sawmill Brook, a significant water 
resource.  

 

















































































 
 

Town of Mansfield
Department of Planning and Development 

Date:  December 4, 2015 

To:  Planning and Zoning Commission 

From:  Linda M. Painter, AICP, Director of Planning and Development 

Subject: Modification Request, Amphitheater and Exhibit Project, 28 Dog Lane; Paideia, PZC 
File #1337 

Following the Commission’s decision at the last meeting, Paideia has submitted a new application to 
modify their Special Permit (form and fee).  After reviewing the initial letter submitted, I did not 
believe that it clearly represented what they were requesting based on discussions I have had with 
them.  As such, they have indicated that they will submit a revised letter and updated plan sheets on 
Monday morning which I will distribute to the Commission at Monday’s meeting, along with my 
memo. 
 
Based on my discussions and the initial letter submitted, this application is different from the request 
reviewed last month and as such they are hoping that it can be processed as a modification and not 
require additional special permit review.  The architect for the project will be available to present the 
proposed modifications to demonstrate that they are minor in nature and do not represent 
significant changes to the project. 
 
It is my understanding that this revised application will: 
 
 Eliminate the request to begin using the amphitheater with a temporary permit at the 

present time. 

 Request permission to add the upper plaza back to the top of the Exhibit Hall building 
using the same design as was originally approved in 2006; consistent with that design a 
parapet wall would be used instead of the ornamental iron fence requested in the last 
modification.  

 Clarify which changes to the plans have been made in response to comments from town 
staff to address code compliance and safety concerns.  Examples include the addition of the 
metal railing along the walkway to the amphitheater; the design of the connection between 
the upper plaza and the parking lot along Dog Lane which was adjusted to meet ADA slope 
requirements; the addition of pavers at the top of the theater to provide a stable walking 
surface for ingress/egress and improvements to the stormwater management system made 
in response to comments from the Assistant Town Engineer. 

 
It should be noted that when the Commission approved changes to the site plan in 2008, a 
condition of approval was that the applicant submit new architectural drawings for the Exhibit Hall 
and that no work on that portion of the project would be permitted until those plans had been 
submitted and approved by the Commission. Approval of the elevations for the Exhibit Hall as such 
are not considered part of the modification request with the exception of the request to reinstate the 
upper plaza, which had been removed as part of the 2008 modification request. 
 































 
 

Town of Mansfield
Department of Planning and Development 

Date:  December 3, 2015 

To: Planning and Zoning Commission 

From:  Linda M. Painter, AICP, Director of Planning and Development 

Subject: Appointment of Zoning Enforcement Officer 

As the Commission is aware, Curt Hirsch is retiring this month after over 30 years of service to the 
Town.  I am pleased to report that Janell Mullen will be our new Assistant Planner starting on 
December 7th and will be responsible for zoning enforcement in addition to other duties.  As such, 
the Commission needs to officially authorize her to act as your agent for the purpose of enforcing the 
Zoning Regulations. 
 
_______________ MOVES, ___________ seconds to appoint Janell Mullen as Zoning Agent 
for the purpose of enforcing the Mansfield Zoning and Subdivision Regulations.   









 
 

Town of Mansfield
Department of Planning and Development 

Date:  December 3, 2015 

To:  Planning and Zoning Commission 

From:  Linda M. Painter, AICP, Director of Planning and Development 

Subject: Director’s Report 

If there are any other items or questions, I will address them at the December 7th meeting. 
 
Staffing 
I am excited to announce that Janell Mullen has accepted our employment offer and will be starting 
as the new Assistant Planner on Monday, December 7th.  This start date will provide two weeks of 
overlap with Curt before his last day on December 21st.  Janell received her BA in Economics from 
UConn in 2007 and her Masters of Planning from the University of Southern California in 2012.   
 
Agricultural and Open Space Preservation 
 

 Mountain Dairy – The Connecticut Department of Agriculture (DOAG) announced the 
preservation of 82 acres of farmland owned by Mountain Dairy at a press conference on 
November 24th; this acquisition is the first step in the preservation of over 700 acres of land 
owned by the Stearns family.  The press conference was attended by the Mayor, Deputy 
Mayor, Vice Chair of the PZC, Chairs of the Economic Development Commission, 
Conservation Commission and Open Space Preservation Committee, members of the 
Agriculture Committee and staff.  DOAG is also working with Mountain Dairy to acquire 
development rights on another 650 acres.  The Town has partnered with the State in this 
important preservation project through the funding of the necessary appraisals and surveys.  
I would like to commend Jennifer Kaufman, Natural Resources and Sustainability 
Coordinator, for all of her efforts to move this important preservation project forward and 
Mountain Dairy for their commitment and contributions to the community.  When 
completed, we will have preserved over 1,000 acres of farmland in southern Mansfield. 

 
Infrastructure 
 

 Infrastructure Subcommittee – The committee reviewed and ranked the sidewalk requests for 
North Eagleville Road. The segment between Southwood Road and Bone Mill Road did not 
score any points and therefore will not be added to the priority list.  The segment between 
Northwood and Southwood Roads scored 2 points, making it one of the lower priority 
segments on the list.   
 

The committee also discussed potential applications for the Local Transportation Capital 
Improvement Program at the last meeting.  Two potential complete streets projects were 
identified: Maple Road and the Eastwood/Westwood pairing.  As Maple Road was not 
included on the priority listing for sidewalks, the committee will be meeting again to score 
and rank that roadway for with regard to sidewalk needs.  Engineering staff is conducting a 
pedestrian/bicycle count prior to that meeting.   
 



Planning and Zoning Commission – Director’s Report 
December 3, 2015 
Page 2 
 
 Northeast Corridor Tier 1 Draft Environmental Impact Statement.  The Federal Rail Administration 

has issued a draft EIS for NEC FUTURE, a comprehensive plan for improvements to the 
Northeast Corridor (NEC) rail line from Washington D.C. to Boston, MA.  According to 
the FRA, “The plan will define a long-term vision and incremental approach for improving 
passenger rail service.”  A copy of the plan and a list of public hearing dates and locations 
can be found on www.necfuture.com. Comments on the draft EIS are due by January 30, 
2016. 

 
Sustainability 
 
 Mansfield Housing Authority Green Building Charrette.  The Mansfield Housing Authority held a 

Green Building Charrette on December 3, 2015 to identify strategies for improving the 
sustainability features (energy efficiency, water conservation, etc.) of existing buildings at 
Holinko Estates as well as potential new construction.  Jennifer Kaufman and I attended a 
portion of the meeting to provide input on sustainable approaches to site design. 








































